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Introduction 

Pursuant to the provisions of the Landscape and Lighting Act of 1972, being Part 2 of 
Division 15 of the California Streets and Highways Code, commencing with Section 
22500 (hereafter referred to as the “1972 Act”), and in compliance with the substantive 
and procedural requirements of Article XIIID of the California State Constitution 
(hereafter referred to as the “California Constitution”), the City Council of the City of 
Ridgecrest, County of Kern, State of California (hereafter referred to as “City”), annually 
levies and collects special assessments in order to provide annual maintenance for 
parks, landscaping and lighting improvements within the Consolidated Landscaping and 
Lighting District No. 2012-1 (hereafter referred to as the “District”). The District was 
formed through the consolidation of several individual landscaping and lighting 
maintenance Districts that previously existed within the City. The original District and 
subsequent annexations of various territories and developments to the Consolidated 
District are identified as separate Zones and Annexations (hereafter referred to jointly 
as “Zones”). The District and the Zones therein have been established and are levied 
annual assessments, pursuant to the “1972 Act”).   

This Engineer’s Report (hereafter referred to as “Report”) has been prepared in 
connection with the levy and collection of annual assessments related thereto as 
required pursuant to Chapter 1, Article 4 of the 1972 Act. 

The City Council will levy and collect annual assessments on the County tax roll for 
fiscal year 2020/2021, to provide funding for the ongoing costs and expenses required 
to service and maintain the street lighting and landscape improvements associated with 
the development of the residential properties within each Zones and Annexations. The 
improvements to be provided by the District and the assessments described herein are 
made pursuant to the 1972 Act and the provisions of the California Constitution. 

This Report describes the District, the improvements, and the assessments to be 
imposed upon properties in connection with the special benefits the properties receive 
from the maintenance and servicing of the District improvements. The assessments 
outlined in this Report represent an estimate of the annual direct expenditures, 
incidental expenses, and fund balances that will be necessary to maintain and service 
the improvements to be provided by the District and are based on development plans 
and specifications for each Zone and Annexation. The development plans and 
specifications for each Zone and Annexation and the associated improvements are on 
file in the Office of Public Works of the City of Ridgecrest and by reference these plans 
and specifications are made part of this Report.  

The word “parcel,” for the purposes of this Report, refers to an individual property 
assigned its own Assessment Number (Assessor’s Parcel Number— “APN”) by the 
Kern County Assessor’s Office. The County Auditor/Controller uses Assessment 
Numbers and specific District Fund Numbers, to identify on the tax roll, properties 
assessed for special district assessments. Each parcel within the District will be 
assessed proportionately for only those improvements for which the parcel receives 
special benefit. 
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Each fiscal year, an annual engineer’s report for the District shall be prepared and 
presented to the City Council to address any changes to the District including any 
annexations, changes to the improvements, budgets and assessments for that fiscal 
year. The City Council shall annually hold a noticed public hearing regarding these 
matters prior to approving and ordering the levy of assessments for the upcoming fiscal 
year.  
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Part I — Plans and Specifications 

Description of the District 

The 1972 Act allows various areas to be annexed into an existing district zone of benefit 
when the territory in the annexation receives substantially the same proportional special 
benefits from the improvements provided as other properties in the Zone or established 
as a separate Zone if the proportional special benefits from the improvements provided 
are different. The costs associated with the installation, maintenance, and servicing of the 
improvements may be assessed to those properties, which are benefited by the 
installation, maintenance, and servicing of such improvements. 

Original District 2012-1  

Zone 1:  The territory within this Zone consists of the lots and parcels of land within Tract 
No. 6740. This was the original district zone formed in Fiscal Year 2012/2013. Tract 6740 
is a residential subdivision consisting of sixty-seven (67) single-family residential homes, 
associated public rights-of-ways and easements as identified on the approved tract maps 
for Tract No. 6740. This residential tract is generally located on the west side of College 
Heights Boulevard, just north of Kendall Avenue and will eventually include the residential 
streets designated as Del Rosa Drive, Rain Shadow Court, Salt River Drive, Majestic Sky 
Court and Wild Thorne Drive.  

Zone 1B:  The territory within this Zone consists of the lots and parcels of land within 
Tract No. 6775 and is a residential subdivision that will consist of seventy-six (76) single 
family residential parcels at build-out. This residential tract is located on the west side of 
College Heights Boulevard adjacent to and north of the Tract 6740 and south of Tract 
6700 and Springer Avenue. Tract 6775 was formed in Fiscal Year 2016/2017.  

Zone 1C:  The territory within this Zone consist of one parcel of land within Tract 6700 
and is a residential subdivision that will consist of fifty-three (53) single-family residential 
parcels at build-out, along with a park and storm drain basin. Tract 6700 is located on the 
west side of College Heights Boulevard, south of Springer Avenue and north of the 
adjacent subdivision Tract 6775. Tract 6700 was formed in Fiscal Year 2016/2017. 

Annexation No. 2016-2 

Zone 2 and 3:  The territories in these Zones were formed in Fiscal Year 2017/2018 (also 
known as Annexation No. 2016-2) the zones comprise of Residential and Non-Residential 
mixed used development and totals approximately eighty-three acres (83.08 acres) of 
which includes: 

• 36.75 acres that is zoned and identified by the City as “Planned Multi-Family 
Residential” properties including parcels 343-351-01 through 343-351-03 and 343-
351-06 through 343-351-08;  

• 5.86 acres that is identified as a “Vacant Non-Residential” property. This acreage 
being the portion of parcel 509-020-46 (14.32 acres) which is northeast College 
Heights Boulevard and northwest of Bataan Avenue. Parcel 509-020-46 is 
segregated into three lots by College Heights Boulevard and Bataan Avenue; 
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• 12.12 acres that is identified as “Developed Non-Residential” properties including 
parcels 509-020-21 and 509-020-22 located on the southwest corner of S. China 
Lake Boulevard and Bowman Road; 

• 28.35 acres that is identified as “Developed Non-Residential” properties including 
parcels 343-351-34 and 343-351-35 (the new Walmart project) located on the 
southeast corner of s. china lake boulevard and bowman road. 

 

Annexation No. 2019-1 

Zone 4:  The territory within this Zone was formed in Fiscal Year 2019/2020 (also known 
as Annexation No. 2019-1) and is currently comprised of three (3) parcels totaling 
approximately twenty acres (19.67 acres), identified on the Kern County Assessor’s Parcel 
Number (APN) Maps as Book 456, Page 010, Parcels 02, 03 and 08. These parcels at 
build out will sub-divide into forty-five (45) assessable benefiting Single-Family Residential 
lots (45 residential units), plus various easements and streets within Tract 6908 which are 
not subject to assessment, including N. Harriet Street, Ocean Drive, Paradise Drive and 
Beach Court. 

Annexation 2018-2 

Zone 5:   The territory within this Zone was formed in Fiscal Year 2017/2018 (also known 
as Annexation No. 2018-2) and consist of one parcel of land within Tract 7188. The territory 
within District 2018-2 (Tract 7188) is currently comprised of fourteen acres (14.40 acres), 
identified on the Kern County Assessor’s Parcel Number (APN) Maps as Book 453, Page 
040, Parcel 12. This parcel at build out will be subdivided into forty (40) assessed 
benefiting Single-Family Residential properties (40 residential units), plus various 
easements and streets within Tract 7188 which are not subject to an assessment, 
including Marbella Drive, Terra Bella Place, Via Flore Way, San Michele and Arroyo Street. 

Improvements Authorized under the 1972 Act 

As generally defined by the 1972 Act and may be applicable to the District, the 
improvements and associated assessments may include one or more of the following: 

• The installation or planting of landscaping; 

• The installation or construction of statuary, fountains, and other ornamental 
structures and facilities; 

• The installation or construction of public lighting facilities including, but not limited 
to street lights and traffic signals; 

• The installation or construction of any facilities which are appurtenant to any of the 
foregoing or which are necessary or convenient for the maintenance or servicing 

thereof; 

The installation of park or recreational improvements, including, but not limited to, all of 
the following: 

• Land preparation, such as grading, leveling, cutting and filling, sod, landscaping, 
irrigation systems, sidewalks, and drainage. 
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• Lights, playground equipment, play courts, and public restrooms. 

The acquisition of land for park, recreational, or open-space purposes or any existing 
improvement otherwise authorized pursuant to this section. 

The maintenance or servicing, of any of the foregoing including the furnishing of services 
and materials for the ordinary and usual maintenance, operation, and servicing of any 
improvement including but not limited to: 

• Repair, removal, or replacement of all or any part of any improvements;  

• Grading, clearing, removal of debris, the installation or construction of curbs, 
gutters, walls, sidewalks, or paving, or water, irrigation, drainage, or electrical 
facilities; 

• Providing for the life, growth, health, and beauty of landscaping, including 
cultivation, irrigation, trimming, spraying, fertilizing, or treating for disease or injury; 

• The removal of trimmings, rubbish, debris, and other solid waste; 

• The cleaning, sandblasting, and painting of walls and other improvements to 
remove or cover graffiti; 

• Electric current or energy, gas, or other illuminating agent for any public lighting 
facilities or for the lighting or operation of any other improvements; 

• Water for the irrigation of any landscaping, the operation of any fountains, or the 

maintenance of any other improvements. 

Incidental expenses associated with the improvements including, but not limited to:  

• The costs of the report preparation, including plans, specifications, estimates, 
diagram, and assessment;  

• The costs of printing and advertising, and publishing, posting and mailing of 
notices;  

• Compensation payable to the County for collection of assessments;  

• Compensation of any engineer or attorney employed to render services;  

• Any other expenses incidental to the construction, installation, or maintenance and 
servicing of the improvements;  

• Costs associated with any elections held for the approval of a new or increased 
assessment. 

District Improvements 

The purpose of the District is to ensure the ongoing maintenance, operation and servicing 
of local landscaping and lighting improvements and amenities established or installed in 
connection with development of the properties within the District. The specific 
improvements to be maintained are identified in various plans and documents associated 
with the District, which are on file with the City and by reference these plans, and 
documents are made part of this Report. These improvements generally include street 
lighting within and adjacent to the tract and the various landscaped areas on the perimeter 
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of this development including the public parkways and easements on the west side of 
College Heights Boulevard and the north side of Kendall Avenue. 

Landscape Improvements 

The landscape improvements for the District may include, but are not limited to turf, 
ground cover, shrubs and plants, natural vegetation, trees, irrigation and drainage 
systems, masonry walls or other fencing, hardscapes, monuments, and associated 
appurtenant facilities located in the public The maintenance and servicing of the 
improvements generally include, but are not limited to all materials, equipment, utilities, 
labor and incidental expenses including administrative expenses required for the annual 
operation of the District as well as the performance of periodic repairs, replacement and 
expanded maintenance activities as needed to provide for the growth, health, and beauty 
of landscaping and/or the proper operation and functioning of the irrigation and drainage 
systems as well as the related hardscape amenities including fencing and sidewalks 
within the public-rights-of-way, these have been dedicated to the City for maintenance.  

Original District 2012-1 

Zone 1 

Tract No. 6740 landscape areas may include, but are not limited to, the parkway and 
entryway areas located on the west side of College Heights Boulevard between Kendall 
Avenue and the northern boundary of Tract 6740 and the north side of Kendall Avenue 
between College Heights Boulevard to Del Rosa Drive. The following is a general 
description of the landscape improvements planned for this District and for which 
properties may be assessed. 

College Heights Boulevard: Approximately 5,450 square feet of landscaped area 
located on the west side of College Heights Boulevard from the northern boundary of 
Tract 6740 (Northeast Corner of Lot 1) south to Salt River Drive including the entryway 
landscaping at the corner of Salt River Drive, which is adjacent to Lot 33. Including, but 
not limited to approximately: 

• 1,485 square feet of landscaped area in the street right-of-way; 

• 1,826 square feet of landscaped easement associated with Lot 1; 

• 613 square feet of landscaped easement associated with Lot 2; 

• 1,526 square feet of landscaped easement associated with Lot 33; 

• 15 Trees; 

• 207 Shrubs; 

• 25 vines attached to the masonry wall; 

• 313 linear feet of masonry wall; 

• 2,058 square feet of sidewalk area; and 

• The drip irrigation system for these landscaped areas. 
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Approximately 3,982 square feet of landscaped area located on the west side of College 
Heights Boulevard from Salt River Drive south to Kendall Avenue including the entryway 
landscaping at the corners of Salt River Drive (adjacent to Lot 34) and Kendall Avenue 
(adjacent to Lot 61). Including, but not limited to approximately: 

• 2,850 square feet of landscaped area in the street right-of-way; 

• 76 square feet of landscaped easement associated with Lot 34; 

• 38 square feet of landscaped easement associated with Lot 59; 

• 1,018 square feet of landscaped easement associated with Lot 60; 

• 15 Trees; 

• 128 Shrubs; 

• 34 vines attached to the masonry wall; 

• 449 linear feet of masonry wall; 

• 1 metal gate; 

• 2,916 square feet of sidewalk area; and 

• The drip irrigation system for these landscaped areas. 

Kendall Avenue: Approximately 1,480 square feet of landscaped area located on the 
north side of Kendall Avenue between College Heights Boulevard (adjacent to Lot 62) to 
Wild Thorne Drive including the entryway landscaping at the corner of Wild Thorne Drive 
(adjacent to Lot 67). Including, but not limited to approximately: 

• 1,310 square feet of landscaped area in the street right-of-way; 

• 170 square feet of landscaped easement associated with Lot 67 at the corner of 
Wild Thorne Drive; 

• 2 Trees; 

• 122 Shrubs; 

• 47 vines attached to the masonry wall; 

• 561 linear feet of masonry wall; 

• 3,486 square feet of sidewalk area; and 

• The drip irrigation system for these landscaped areas. 

Approximately 1,243 square feet of landscaped area located on the north side of Kendall 
Avenue between Wild Thorne Drive and Del Rosa Street including the entryway 
landscaping and easements at the corners of Wild Thorne Drive (adjacent to Lot 50) and 
Del Rosa Street (adjacent to Lot 49). Including, but not limited to approximately: 

• 1,243 square feet of landscaped area in the street right-of-way; 

• 5 Trees; 

• 69 Shrubs; 

• 15 vines attached to the masonry wall; 
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• 186 linear feet of masonry wall; 

• 1,530 square feet of sidewalk area; and 

• The drip irrigation system for these landscaped areas. 

Zone 1B (Tract 6775) & 1C (Tract 6700) 

Approximately 29,185 square feet of park area located within Tract 6700, including but 
not limited to various park facilities and equipment, landscaping and irrigation system.; 

Approximately 49,600 square feet of minimally landscaped drainage basin/sump area 
located within Tract 6700 adjacent to the park area. (This drainage basin/sump area is 
primarily funded through the Drainage Benefit Assessment District No. 2016-1, but the 
landscape improvements associated with this facility may in part be funded by the 
assessments for this District); 

Approximately 15,035 square feet of landscaped area (14’ foot wide landscape 
easement) located on the west side of College Heights Boulevard from the northern 
boundary of Tract 6740 (Northeast Corner of Lot 1) north to Springer Avenue; 

Approximately 5,015 square feet of landscaped area located on the south side of Springer 
Avenue between College Heights Boulevard and the western boundary of Tract 6700; 

The landscaping to be installed along College Heights Boulevard and Springer Avenue 
will be drought tolerant landscaping; 

Any other landscaping facilities on the streets surrounding or adjacent to 6700 and 6775 
identified in the final development plans. 
 
Annexation No. 2016-2 
 
In order to establish an appropriate special benefit nexus between the improvements and 
services provided and the benefits to specific properties, two new Zones were established 
within the District as part of the annexation of parcels within Annexation No. 2016-2 (Zone 
02 and Zone 03). Although most of the improvements associated with Annexation No. 
2016-2, benefit and are proportionately shared by each of the parcels within Annexation 
No. 2016-2 depending on their proximity to the improvements, the new traffic signal being 
installed on E. Bowman Road between S. China Lake Boulevard and Silver Ridge Street 
as well as the street lights on S. Silver Ridge Street, are being installed and will be 
operated and maintained specifically for the new Walmart within Annexation No. 2016-2. 
Therefore, in order to address the difference in proportional special benefits, the two 
parcels that comprise the new Walmart are identified as Zone 02 and the remaining 
parcels within Annexation No. 2016-2 are identified as Zone 03. 
 
Zone 2  

Comprises that portion of the parcels within Annexation No. 2016-2 identified as:  

The new Walmart development, which includes Assessor’s Parcel Numbers 343-351-34 
and 343-351-35. The parcels within this zone receive special benefit and are 
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proportionately assessed in whole or in part for improvements that include, but are not 
limited to the following: 

• Approximately 16,620 square feet of median island improvements (a single median 
island) located on S. China Lake Boulevard between College Heights Boulevard and 
Bowman Road. These median island improvements include approximately 2,855 
square feet of landscaping (irrigated trees and shrubs) and 13,765 square feet of 
hardscape surfaces. These improvements are proportionately shared by each of the 
parcels that has street frontage on S. China Lake Boulevard that are part of 
Annexation No. 2016-2 (Zone 02 and parcels 509-020-21, 509-020-22 and 509-020-
46 within Zone 03); 

• Approximately 4,595 square feet of perimeter/shared parkway landscaping located 
between the street and drainage channel on the north side of W. Bowman Road, 
located west of S. China Lake Boulevard to a point approximately 920 feet west of S. 
China Lake Boulevard. These improvements are proportionately shared by each of 
the parcels that has street frontage on W. Bowman Road that are part of Annexation 
No. 2016-2 (parcels 509-020-21 and 509-020-22 within Zone 03); 

• Approximately 24,430 square feet of perimeter/shared parkway landscaping located 
between the street and drainage channel on the north side of E. Bowman Road, 
between S. China Lake Boulevard and Sunland Street. These improvements are 
proportionately shared by each of the parcels that has street frontage on E. Bowman 
Road that are part of Annexation No. 2016-2 (Zone 02 and parcels 343-351-01, 343-
351-02, 343-351-03, 343-351-06, 343-351-07, and 343-351-08 within Zone 03); 

• Approximately 8,285 square feet of median island landscaping (two median islands 
with irrigated trees and gravel) located on E. Bowman Road, between S. China Lake 
Boulevard and Silver Ridge Street. These improvements are proportionately shared 
by each of the parcels that has street frontage on E. Bowman Road that are part of 
Annexation No. 2016-2 (Zone 02 and parcels 343-351-01, 343-351-02, 343-351-03, 
343-351-06, 343-351-07, and 343-351-08 within Zone 03);  

Zone 3  

Comprises that portion of the parcels within Annexation No. 2016-2 identified as:  

The non-residential parcels and/or undeveloped properties within Annexation No. 2016-
2 that have frontage along S. China Lake Boulevard. These Zone 03 parcels are identified 
as Assessor’s Parcel Numbers 509-020-21, 509-020-22, and a portion of 509-020-46 
(that portion of parcel 509-020-46 which is located northeast of College Heights 
Boulevard and northwest of E. Bataan Avenue). 

The undeveloped properties (future multi-family residential parcels) within Annexation No. 
2016-2, that are south of E. Bowman Road (excluding the new Walmart development 
Zone 02). These parcels are identified as Assessor’s Parcel Numbers 343-351-01, 343-
351-02, 343-351-03, 343-351-06, 343-351-07, and 343-351-08. 
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The parcels within Zone 03 receive special benefit and are proportionately assessed in 
whole or in part for improvements that include, but are not limited to the following: 

• Approximately 16,620 square feet of median island improvements (a single median 
island) located on S. China Lake Boulevard between College Heights Boulevard and 
Bowman Road. These median island improvements include approximately 2,855 
square feet of landscaping (irrigated trees and shrubs) and 13,765 square feet of 
hardscape surfaces. These improvements are proportionately shared by each of the 
parcels that has street frontage on S. China Lake Boulevard that are part of 
Annexation No. 2016-2 (Zone 02 and parcels 509-020-21, 509-020-22 and 509-020-
46 within Zone 03); 

• Approximately 4,595 square feet of perimeter/shared parkway landscaping located 
between the street and drainage channel on the north side of W. Bowman Road, 
located west of S. China Lake Boulevard to a point approximately 920 feet west of S. 
China Lake Boulevard. These improvements are proportionately shared by each of 
the parcels that has street frontage on W. Bowman Road that are part of Annexation 
No. 2016-2 (parcels 509-020-21 and 509-020-22 within Zone 03); 

• Approximately 24,430 square feet of perimeter/shared parkway landscaping located 
between the street and drainage channel on the north side of E. Bowman Road, 
between S. China Lake Boulevard and Sunland Street. These improvements are 
proportionately shared by each of the parcels that has street frontage on E. Bowman 
Road that are part of Annexation No. 2016-2 (Zone 02 and parcels 343-351-01, 343-
351-02, 343-351-03, 343-351-06, 343-351-07, and 343-351-08 within Zone 03); 

• Approximately 8,285 square feet of median island landscaping (two median islands 
with irrigated trees and gravel) located on E. Bowman Road, between S. China Lake 
Boulevard and Silver Ridge Street. These improvements are proportionately shared 
by each of the parcels that has street frontage on E. Bowman Road that are part of 
Annexation No. 2016-2 (Zone 02 and parcels 343-351-01, 343-351-02, 343-351-03, 
343-351-06, 343-351-07, and 343-351-08 within Zone 03). 

Annexation 2019-1 
 

Zone 4  

Comprises that portion of the parcels within Annexation 2019-1 (Tract 6908) of three (3) 
parcels totaling approximately twenty acres (19.67 acres), identified on the Kern County 
Assessor’s Parcel Number (APN) Maps as Book 456, Page 010, Parcels 02, 03 and 08. 
These parcels at build out are to be subdivided into forty-five (45) assessed benefiting 
Single-Family Residential lots (45 residential units), plus various easements and streets 
within Tract 6908 which are not subject to assessment, including N. Harriet Street, Ocean 
Drive, Paradise Drive and Beach Court. 

The landscaping improvements associated within Zone 04 are considered local 
improvements installed specifically in connection with the development of properties 
within Tract 6908 but may also include existing improvements that would otherwise be 
required or necessary for the development of properties to their full and best use. 
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The landscaping improvements for Zone 04 to be funded in whole or in part by the 
assessments incorporate approximately 8,600 square feet of parkway landscaping area 
and 6,890 square feet of minimally landscaped drainage basin/sump area which 
collectively may include, but is not limited to: shrubs and plants; trees; ground cover (both 
hardscape and vegetation); an irrigation system; adjacent masonry walls or other fencing 
and sidewalks; entryway monuments or other ornamental structures and signs; and 
associated appurtenant facilities which are more specifically identified as: 

• The parkway landscaping behind the sidewalk on the south side of Drummond Avenue 
from the eastern boundary of Tract 6908 (being the western lot line of parcel 456-010-
04) to N. Harriet Street, including the corner parkway return area behind the sidewalk 
on the southeast corner of Drummond Avenue and N. Harriet Street adjacent to the 
northwest lot line of Tract 6908 Lot 1. (Approximately 590 square feet); 

• The parkway landscaping behind the sidewalk on the south side of Drummond Avenue 
between N. Harriet Street and N. Inyo Street. This landscaping area includes the 
corner parkway return areas behind the sidewalk on the southwest corner of 
Drummond Avenue and N. Harriet Street adjacent to the northeast lot line of Tract 
6908 Lot 46 and the southeast corner of Drummond Avenue and N. Inyo Street 
adjacent to the northwest lot line of Tract 6908 Lot 36. (Approximately 4,535 square 
feet); 

• The parkway landscaping behind the sidewalk on the east side of N. Inyo Street 
adjacent to Tract 6908, from the corner parkway return area at N. Inyo Street to where 
N. Inyo Street turns into Windy Lynn Avenue. This area is adjacent to the west and 
northwest lot lines of Lots 36, 35, and 34 within Tract 6908. (Approximately 650 square 
feet of landscaped area). 

The maintenance and servicing of the landscaping improvements described above may 
include, but is not limited to the regularly scheduled trimming, pruning, fertilization, 
pest/vector control, weed and graffiti abatement; as well as the installation, replacement 
and rehabilitation of the landscaping, repair or replacement of the irrigation system and 
parts; repair or replacement of hardscape improvements and other related amenities. The 
planned improvements to be maintained as part of Zone No. 04 of the Consolidated 
District, exclude the fencing adjacent to the landscape areas and any street signage, 
ornamental lighting, or monument signs within or adjacent to the landscape areas. 

The City’s Public Works Department is currently responsible for overseeing the ongoing 
maintenance, servicing, and operation of the landscaping improvements within the 
Consolidated District and shall authorize and schedule such maintenance and servicing 
as need, based on available funding. 

Annexation 2018-2 

Zone 5  
Comprises that portion of the parcels within Annexation 2018-2 (Tract 7188) of a single 
parcel totaling approximately fourteen acres (14.40 acres), identified on the Kern County 
Assessor’s Parcel Number (APN) Maps as Book 453, Page 040, Parcel 12. This parcel 
at build out will be subdivided into forty (40) assessed benefiting Single-Family 
Residential properties (40 residential units), plus various easements and streets within 
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Tract 7188 which are not subject to an assessment, including Marbella Drive, Terra Bella 
Place, Via Flore Way, San Michele and Arroyo Street. 
 
The landscaping improvements associated within Zone 05 are considered local 
improvements installed specifically in connection with the development of properties 
within Tract 7188 but may also include existing improvements that would otherwise be 
required or necessary for the development of properties to their full and best use. The 
landscaping improvements for Zone 05 to be funded in whole or in part by the 
assessments incorporate approximately 7,460 square feet of non-irrigated, natural 
(hardscape) parkway area between the curb and masonry wall along the perimeter of the 
development incorporating the following:  

• The parkway area behind the sidewalk on the north side of Drummond Avenue from 
Arroyo Street (the eastern boundary of Tract 7188) to Mahan Street (the western 
boundary of Tract 7188), including the corner parkway return areas behind the 
sidewalk at the corners of Drummond Avenue and Mahan Street, and Drummond 
Avenue and Arroyo Street. (Approximately 3,005 square feet of parkway area);  

• The parkway area behind the sidewalk on the east side of Mahan Street from 
Drummond Avenue (the southern boundary of Tract 7188), north to the northern 
boundary of Tract 7188, which is also the southern boundary of Tract 6133. 
(Approximately 4,455 square feet of parkway area);  

The maintenance and servicing of the landscaping improvements described above may 
include, but is not limited to the regularly scheduled pest/vector control, weed and graffiti 
abatement; as well as the installation, replacement and rehabilitation of the parkway 
surface area. 

The City’s Public Works Department is currently responsible for overseeing the ongoing 
maintenance, servicing, and operation of the landscaping improvements within the 
Consolidated District and shall authorize and schedule such maintenance and servicing 
as need, based on available funding. 

Lighting Improvements 

The various lighting improvements that are funded by assessments may include, but are 
not limited to: electrical energy, lighting fixtures, poles, meters, conduits, electrical cable 
and associated appurtenant facilities associated with the street lights. Maintenance, 
operation, and servicing of these lighting improvements may include, but is not limited to 
the furnishing of electric current or other illuminating agent; as needed maintenance, 
repair, and replacement of worn out electrical components and light fixtures, including 
bulbs, ballasts, photoelectric cells, meters, electrical cables; repair or replacement of 
damaged poles, ground wires, and conduits caused by accidents, vandalism, time, and 
weather; and monitoring of the Underground Service Alert (USA) network to prevent 
damage by excavation. 
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Original District 2012-1 

Zone 1, 1B & 1C  

Public street lighting improvements to be funded by the District assessments may include, 
but are not limited to, electrical energy, lighting fixtures, poles, meters, conduits, electrical 
cable and associated appurtenant facilities including, but not limited to: 

Sixteen (16) street lights located within Tract No. 6740 including: 

• 4 lights on the south side of Rainshadow Court 

• 3 lights on the north side of Salt River Drive 

• 2 lights on either side of Wild Thorne Drive 

• 3 lights on either side of Majestic Sky Court 

• 4 lights on the east side of Del Rosa Street 

Ten (10) street lights on the perimeter of Tract No. 6740 including: 

• 4 lights on the north side Kendall Street 

• 6 lights on the west side of College Heights Boulevard 

Any other public lighting facilities on the streets surrounding or adjacent to Tract No. 6740 
including future traffic signals that may be deemed necessary or desired for the safe 
ingress or egress to the properties within the District. 

Zone 1B (Tract 6775) & 1C (Tract 6700) 

It is estimated that there will be approximately thirty-two (32) street lights located within 
Tracts 6700 and 6775 and eighteen (18) street lights on the perimeter of the two tracts 
along College Heights Boulevard and Springer Avenue. 

Any other public lighting facilities on the streets surrounding or adjacent to Tracts 6740, 
6700 and 6775 including future traffic signals that may be deemed necessary or desired 
for the safe ingress or egress to the properties within the District. 

Annexation 2016-2  

Zone 2  

• Eighteen (18) LS-1 street lights (perimeter/shared street lights) located on E. Bowman 
Road, W. Bowman Road, and S. China Lake Boulevard. These lights are 
proportionately shared by each of the parcels within Annexation No. 2016-2 (Zone 02 
and Zone 03). These eighteen street lights include six (6) street lights on S. China 
Lake Boulevard, two (2) street lights on E. Bowman Road, and ten (10) street lights 
on W. Bowman Road; 

• Five (5) LS-1 street lights (development specific street lights) located on the west side 
of Silver Ridge Street, south of E. Bowman Road. These street lights are specifically 
for the new Walmart development and only these two parcels (343-351-34 and 343-
351-35) within Annexation No. 2016-2 (Zone 02) receive special benefit and are 
proportionately assessed;  
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• One traffic signal located on Bowman Road, between S. China Lake Boulevard and 
Sunland Street. This traffic signal and related traffic safety lights is specifically for 
accessing the new Walmart development, and only these two parcels (343-351-34 
and 343-351-35) within Annexation No. 2016-2 (Zone 02) receive special benefit and 
are proportionately assessed. 

Zone 3  

• Eighteen (18) LS-1 street lights (perimeter/shared street lights) located on E. Bowman 
Road, W. Bowman Road, and S. China Lake Boulevard. These lights are 
proportionately shared by each of the parcels within Annexation No. 2016-2 (Zone 02 
and Zone 03). These eighteen street lights include six (6) street lights on S. China 
Lake Boulevard, two (2) street lights on E. Bowman Road, and ten (10) street lights 
on W. Bowman Road. 

Annexation 2019-1 

Zone 4  

The lighting improvements associated within Zone 04 are identified as local street lighting 
improvements installed specifically in connection with the development of properties 
within Tract 6908 (Annexation 2019-1) which includes, but is not limited to: 

• Four (4) internal residential streetlights on the streets within Tract 6908 located on 
Ocean Drive, Paradise Drive and Beach Court; and, 

• Five (5) perimeter streetlights that are adjacent to the development, including three 
lights on the south side 

Annexation 208-2 

Zone 5  
The lighting improvements associated within Zone 05 are identified as local street lighting 
improvements installed specifically in connection with the development of properties 
within Tract 7188 (Annexation 2018-2) which includes, but is not limited to: 

• Eight (8) internal residential streetlights located on Marbella Drive, Terra Bella Place, 
Via Flore Way, San Michele and the west side of Arroyo Street; and, 

• Five (5) perimeter streetlights that are adjacent to the development, including two 
lights on the north side of Drummond Avenue, one light at the northeast corner of 
Drummond Avenue and Mahan Street, and two streetlights on the east side of Mahan 
Street. 

Excluded Improvements  

Improvements that are not a part of the District include privately owned street lights and 
landscaping improvements located on private property and/or areas designated as 
Homeowner Association or Business Association properties or easements. Such 
improvements and facilities including street trees shall be provided and maintained by the 
individual property owners, property management group or association established in 
connection with the development of properties within the Consolidated District. 
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Part II — Method of Apportionment 

Based on the provisions of the 1972 Act and the California Constitution, this section of 
the Report summarizes an analysis of the benefits associated with the improvements and 
services to be provided by the District (both general and special); the resulting District 
structure (zones of benefit); the formulas used to calculate each parcel’s proportional 
special benefit and assessment obligation based on the entirety of the cost to provide the 
improvements (method of assessment); and the establishment of an inflationary formula 
for such assessments to address anticipated cost increases due to inflation (assessment 
range formula). 

Benefit Analysis 

The 1972 Act permits the establishment of assessment District by agencies for the 
purpose of providing certain public improvements, which include but are not limited to the 
construction, maintenance, operation, and servicing of landscape improvements, public 
street lighting and appurtenant facilities. The 1972 Act further requires that the cost of 
these improvements be levied according to benefit rather than assessed value: 

“The net amount to be assessed upon lands within an assessment district may be 
apportioned by any formula or method which fairly distributes the net amount among 
all assessable lots or parcels in proportion to the estimated benefits to be received by 
each such lot or parcel from the improvements.” 

In conjunction with the provisions of the 1972 Act, the California Constitution Article XIIID 
addresses several key criteria for the levy of assessments, notably:  

Article XIIID Section 2d defines District as: 

“District means an area determined by an agency to contain all parcels which will 
receive a special benefit from a proposed public improvement or property-related 
service”;  

Article XIIID Section 2i defines Special Benefit as: 

“Special benefit” means a particular and distinct benefit over and above general 
benefits conferred on real property located in the district or to the public at large.  
General enhancement of property value does not constitute “special benefit.” 

Article XIIID Section 4a defines proportional special benefit assessments as: 

“An agency which proposes to levy an assessment shall identify all parcels which will 
have a special benefit conferred upon them and upon which an assessment will be 
imposed. The proportionate special benefit derived by each identified parcel shall be 
determined in relationship to the entirety of the capital cost of a public improvement, 
the maintenance and operation expenses of a public improvement, or the cost of the 
property related service being provided. No assessment shall be imposed on any 
parcel which exceeds the reasonable cost of the proportional special benefit conferred 
on that parcel.”  

Each of the District’ improvements and the associated costs to maintain and service those 
improvements have been reviewed, identified and allocated to properties within the 
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District based on special benefit pursuant to the provisions of the California Constitution 
and 1972 Act. The local improvements provided by the District and for which properties 
will be assessed have been identified as necessary, desired and required for the orderly 
development of the properties within each Zone to their full potential, consistent with the 
development plans and applicable portions of the City’s General Plan. As such, these 
particular improvements are clearly the direct result of developing each of the individual 
lots and parcels within the District and although the improvements are within the public 
rights-of-way or dedicated easements, the financial obligation to support and maintain 
such improvements would be necessary and required of the individual property owners 
either directly or through an association if the District were not established. Clearly these 
local improvements and the long-term maintenance and servicing of those improvements 
directly affect each property and provide shared special benefits including, but not limited 
to: 

• enhanced property safety (protection and access) from local street lights within 
and adjacent to the development;  

• enhanced property and neighborhood appearance (esthetics) resulting from well-
maintained landscaped areas, graffiti and debris control on the perimeter and 
entryways to the development; and,  

• the long term economic and environmental advantages to properties including the 
enhanced presentation and marketability of properties that have such 
improvements, expanded green space and trees which reduce traffic noise and 
dust, and the long-term cost-efficiency of services being provided by the City 
(economy of scale) as well as the regulatory restrictions on future cost increases. 

Based on the parameters of special benefit as outlined by the Constitution, general benefit 
may be described as an overall and similar benefit to the public in general resulting from 
the improvements, activity or service to be provided for which an assessment is levied. 
Although the District improvements are located on public streets that are visible to the 
general public, it is clear that the ongoing maintenance of these improvements are only 
necessary for the appearance, safety and advantage of the properties within the District 
and are not required nor necessarily desired by any properties outside the District’ 
boundary. As the improvements and the services to be provided are specific to the 
development and properties within the District’ boundaries and these improvements and 
services do not extend beyond the District’ boundaries (The District encompasses all 
properties receiving special benefits), any access or proximity to these improvements by 
other nearby properties or developments would be considered incidental and the potential 
general benefits to the public at large are considered intangible. Therefore, it has been 
determined that these District’ improvements provide no measurable or quantifiable 
general benefit to properties outside the District or to the public at large.  

The method of apportionment (method of assessment) established herein is based on the 
premise that each assessed property receives special benefits from the improvements, 
services and activities to be funded by such assessments, and the assessment obligation 
for each parcel reflects that parcel’s proportional special benefits as compared to other 
properties that receive special benefits as outlined in the preceding definitions established 
in the California Constitution. The assessment revenues to be collected for the District 
provide a means by which property owners can collectively and effectively fund the cost 
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of shared local improvements that directly impact their property. The District assessments 
will support the operation and maintenance of the District improvements and shall be used 
for only that purpose, consistent with the intent of the Act and the Constitution.  

Special Benefit  

The ongoing maintenance of landscaped areas within the District provide aesthetic 
benefits to the properties within each respective Zone and a more pleasant environment 
to walk, drive, live, and work. The primary function of these landscape improvements and 
related amenities is to serve as an aesthetically pleasing enhancement and green space 
for the benefit of the immediately surrounding properties and developments for which the 
improvements were constructed and installed and/or were facilitated by the development 
or potential development of properties within the Zones. These improvements are an 
integral part of the physical environment associated with the parcels in each Zone and 
while some of these improvements may in part be visible to properties outside the Zone, 
collectively if these Zone improvements are not properly maintained, it is the parcels 
within the Zone that would be aesthetically burdened. Additionally, the street landscaping 
in these Zones serve as a pleasant aesthetic amenity that enhances the approach to the 
parcels and in many cases, serve as both a physical buffer as well as a sound reduction 
buffer between the roadways and the properties in the District. Likewise, the landscaped 
areas in various Zones may include landscaped parks, green spaces, slopes, or trails that 
provide visually pleasing open space areas that serve as an extension of the physical 
attributes of the parcels assessed, such as their front or rear yards and may also provide 
a greater opportunity for recreation. As a result, the maintenance of these landscaped 
improvements provides particular and distinct benefits to the properties and 
developments within each Zone.  

Likewise, street lighting in the District is primarily useful for illuminating the streets that 
provide access to the properties in the District as well as the sidewalks and parking lanes 
associated with those properties. While it is recognized that both street lights and traffic 
signals serve in part to enhance traffic safety, installation and construction of these 
improvements are for the most part, required by the development of properties within the 
District and these improvements provide three main special benefits to those properties: 
(i) property security benefit, (ii) pedestrian safety benefit, and (iii) parkway/roadway 
access benefit. Furthermore, because traffic circulation in the City is largely the result of 
local traffic to and from these properties by the property owners and guests, it is 
reasonable to assume that these properties derive a particular and distinct benefit from 
the street lights and traffic signals that support the safe access to the properties and 
essentially all pedestrians and parking vehicles in the lit areas will, after dark, be directly 
associated with the assessed properties. As a result, the maintenance of these lighting 
improvements is a particular and distinct benefit to the properties and developments 
within each Zone. 

Collectively these landscaping and lighting improvements and related assessments 
enhance the security, overall use, presentation and marketability of the properties, and 
ensure the long-term cost-efficiency of services that is obtained through the City provided 
maintenance (economy of scale), and the regulatory restrictions on future cost increases. 
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General Benefit 

Landscaping General Benefit 

In reviewing the location and extent of the specific landscaped areas and improvements 
to be funded by the District assessments and the proximity and relationship to properties 
to be assessed, it is evident these improvements were primarily installed in connection 
with the development of properties or are improvements that would otherwise be shared 
by and required for development of those properties. Although the District improvements 
are located on public streets that are typically visible and/or accessible to the general 
public, it is evident that the ongoing maintenance of these improvements are only 
necessary for the appearance and advantage of the properties within the District that are 
directly associated with those improvements and these improvements (particularly the 
level of maintenance and servicing) are not required nor necessarily desired by any 
properties outside the District and various Zone boundaries. It is also evident that the 
maintenance of improvements and the level of maintenance provided has a direct and 
particular impact (special benefit) only on those properties in proximity to those 
improvements and such maintenance beyond that which is required to ensure the safety 
and protection of the general public and property in general, has limited (if any) indirect 
or incidental benefit to the public at large or properties outside each respective Zone 
which is difficult to quantify. 

In the absence of a special funding Zone, the City’s maintenance of these improvements 
would for the most part, be limited to tree management, weed abatement, rodent control, 
and erosion control services for the various landscape areas. This basic or baseline level 
of service would typically provide for periodic servicing of these areas on an as-needed 
basis. This baseline level of service would provide for public safety and essential property 
protection to avoid negative impacts on adjacent roadways and vehicles traveling on 
those roadways and potential property damage but results in a far less visually pleasing 
environment than is created with the enhanced levels of services associated with the 
regular landscape maintenance that can be provided through the District assessments.  

On average, the cost to provide this baseline level of service for most landscape areas is 
estimated to be less than $700 per acre (approximately $0.0161 per square foot). This 
baseline service cost per square foot represents less than four percent (4%) of the overall 
cost per square foot to operate, maintain and service most landscape areas.  

In addition to the general benefit identified above, it is recognized that there are indirect 
or incidental general benefits to properties within the District as well as the general public 
that are associated with regular landscape maintenance services, including: 

• Minimization of dust and debris; and 

• Decreased potential water runoff from both properties and the landscaped areas. 

Although these types of benefits might best be characterized as indirect consequences 
of the special benefit of the landscape maintenance provided to parcels served by the 
District, for the purposes of calculating proportional benefits, we assume these types of 
benefits to be general benefits, albeit general benefits that are extremely difficult to 
quantify. We estimate that the costs associated with these indirect benefits do not exceed 
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one percent (1%) of the annual maintenance expenditures for the landscaping 
improvements.  

Together with the baseline general benefit costs and the indirect/incidental general benefit 
costs identified above, it is reasonable to conclude that the overall general benefit costs 
associated with the District’ landscape improvements are less than five percent (5%) of 
the regular annual maintenance expenditures. These general benefit costs shall be 
excluded from the special benefit assessment funding and not assessed to the parcels 
within the District. The calculated general benefit for landscaping improvements is 
identified in the budgets for each Zone (Part III of this Report). 

Lighting General Benefit 

In reviewing the location and extent of the specific lighting improvements 
(Perimeter/Shared Street Lights, Residential Street Lights, Development Specific Street 
Lights, and Traffic Signals) to be funded by District assessments and the proximity and 
relationship to properties to be assessed, like the landscaping improvements it is evident 
these improvements were primarily installed in connection with the development of the 
properties within the District or are lighting improvements that would otherwise be shared 
by and required for the development of those properties. It is also evident that the 
maintenance and servicing of these improvements has a direct and particular impact 
(special benefit) on those properties in proximity to those street lighting improvements 
and these street lighting improvements in most cases are lighting improvements that 
exceed what would otherwise be required for traffic circulation or to ensure the safety and 
protection of the general public and property in general. 

Because these District lighting improvements are directly associated with the 
development or anticipated development of the properties within each respective District 
Zone and clearly provide a special benefit to those properties that is not shared by all 
properties in the City, it is certainly reasonable to conclude that the maintenance and 
operation of these improvements is largely if not entirely a special benefit to those 
properties to be assessed. Based on the special benefits previously identified for street 
lights, it is apparent that within residential developments (Zone 01), the internal street 
lights (“Residential Street Lights”) were installed solely for the use and benefit those 
residential properties and there is no quantifiable general benefit to other properties or to 
the public at large. However, based on a review of several residential developments within 
the City (including the developments in Zone 01), it is estimated that about thirty to forty 
percent (30% to 40%) of the total street lights associated with these residential 
developments are located on the perimeter of those developments and/or the collector 
streets shared by those developments. While most of these perimeter lights were clearly 
installed in connection with the development of those residential properties, it is 
reasonable to conclude that these particular lights (perimeter street lights) not only 
provide a special benefit to the properties in the adjacent developments but may also 
enhance general nighttime traffic safety and circulation for other properties and the 
general public. Based on various traffic circulation studies and related data, it is estimated 
that less than fifteen percent (15%) of these perimeter and collector street lights and 
associated costs, would be required in less concentrated development areas. Therefore, 
it has been determined that the general benefit related to the overall operation and 
maintenance of the street lights for residential developments is no more than six percent 
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(6%) of the street light operating costs for residential developments (15% of the 40% of 
the total street lights). However, to ensure that no parcel is assessed for more than its 
proportional special benefit for residential street lighting, the City will contribute for general 
benefit an amount equal to ten percent (10%) of the budgeted regular annual 
maintenance expenditures (maintenance and energy costs). These general benefit costs 
shall be excluded from the special benefit assessment funding and not assessed to the 
parcels within the District. 

In regards to street lighting within Zones that have streets that are generally considered 
primary streets (Zone 02 and Zone 03), similar to the street lights located on the perimeter 
and collector streets in and around the residential developments of Zone 01, it is certainly 
reasonable to recognize that the street lights on these primary streets within Zone 02 and 
Zone 03 provide a measure of general benefit to the public and to properties in general 
resulting from nighttime traffic safety and circulation on these primary streets. The 
American National Standard Practice for Roadway Lighting and various related traffic and 
street lighting studies suggest that over ninety percent (90%) of the street lights installed 
on primary streets in urban areas are directly the result of property development (both 
residential and non-residential development). In turn these developments increase traffic 
circulation and ultimately dictate the type of lighting, spacing and number of lights required 
and without such development, both the need and quantity of those lights would be 
dramatically reduced. Similar to the perimeter street lights associated with residential 
developments, it has therefore been determined that the general benefit related to the 
overall operation and maintenance of the street lights on primary streets is ten percent 
(10%) of the regular annual maintenance expenditures (maintenance and energy costs).  

These general benefit costs shall be excluded from the special benefit assessment 
funding and not assessed to the parcels within the District. However, street lighting on 
secondary streets (side streets) in non-residential Zones such as those associated with 
Zone 02, are usually installed solely for the use and benefit of the adjacent properties and 
like internal residential street lights within residential neighborhoods, these lights provide 
no quantifiable general benefit to other properties or to the public at large. 

In regard to traffic signals, the location and need for each traffic signal and related safety 
lights is typically dictated by a combination of property development, street classifications, 
traffic volumes, and traffic circulation. Because these factors and considerations 
collectively vary with the installation of each traffic signal, the proportional special and 
general benefit costs associated with each traffic signal will vary and cannot be 
categorized in the same manner as street lighting. However, similar to street lighting, 
traffic signals are typically installed in areas where development has occurred, and these 
traffic signals typically provide a special benefit to the nearby properties that utilize those 
intersections to access those properties. While the installation of street lighting which is 
primarily dictated by the development or potential development of specific properties 
(largely special benefit), the installation of traffic signals is often driven by more regional 
needs based on traffic circulation and volume and therefore, these traffic signals have a 
greater general benefit to the public at large. The proportional special and general benefit 
costs associated with each District maintained traffic signal shall be determined by the 
assessment engineer on a case by case basis.  
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As part of this Report for Annexation 2016-2, a new traffic signal will be installed on E. 
Bowman Road at the entryway to the new Walmart development (Assessor Parcel 
Numbers 343-351-34 and 343-351-35) that comprise Zone 02. This traffic signal is being 
installed solely and specifically for access to and from this development and serves no 
other overall traffic circulation purposes. Therefore, this traffic signal has been assigned 
entirely as a special benefit to these two parcels with no general benefit. 

Assessment Methodology 

The City proposes to annually levy and collect special benefit assessments in order to 
maintain and service the improvements associated with Tract No(s). 6740, 6775, 6700, 
6908, 7188 and  Zone 2 and 3. The estimated annual cost to maintain the improvements 
are identified in the budget section of this Report, including all estimated annual 
expenditures; funding for long term repair, replacement and rehabilitation costs; incidental 
expenses necessary to operate and support the District including administration and 
authorized reserve; and any revenues from other sources or previous deficit funding that 
would adjust the amount to be assessed. 

In order to calculate and identify the proportional special benefit received by each parcel 
and ultimately each parcel’s proportionate share of the improvement costs it is necessary 
to consider not only the improvements and services to be provided, but the relationship 
each parcel has to those improvements as compared to other parcels in the District. 

Article XIIID Section 4a reads in part: 

 “…The proportionate special benefit derived by each identified parcel shall be 
determined in relationship to the entirety of the capital cost of a public improvement 
or the maintenance and operation expenses of a public improvement or for the cost 
of the property related service being provided. No assessment shall be imposed on 
any parcel which exceeds the reasonable cost of the proportional special benefit 
conferred on that parcel.”  

The benefit formula used to determine the assessment obligation should therefore be 
based upon both the improvements that benefit the parcels within the District as well as 
the land use of each property as compared to other parcels that benefit from those specific 
improvements. To identify and determine the special benefit to be received by each parcel 
and its proportional share of the improvement costs it is necessary to consider both the 
planned improvements and the properties that benefit from those improvements. 

Landscaping and lighting improvements like most public improvements, provide varying 
degrees of benefit (whether they be general or special) based largely on the extent of 
such improvements, the location of the improvements in relationship to properties, the 
different types of properties associated with the improvements and the reason or need 
for such improvements as it relates to individual properties. To establish the proportional 
special benefit of each parcel, these factors need to be addressed and formulated in the 
method of apportionment by the use of benefit zones that reflect the extent and location 
of the improvements in relationship to the properties, as well as the specific use and size 
of each property which reflects each parcel’s need for such improvements and its 
reasonable cost of the proportional special benefit as compared to other properties that 
benefit from those same improvements.  
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Zones of Benefit 

In an effort to ensure an appropriate allocation of the estimated annual cost to provide 
various improvements based on proportional special benefits, District often times include 
benefit zones (“Zones”) as authorized pursuant to Chapter 1 Article 4, Section 22574 of 
the 1972 Act: 

“The diagram and assessment may classify various areas within an assessment 
District into different zones where, by reason of variations in the nature, location, and 
extent of the improvements, the various areas will receive differing degrees of benefit 
from the improvements. A zone shall consist of all territory which will receive 
substantially the same degree of benefit from the improvements.” 

While the California Constitution requires that “The proportionate special benefit derived 
by each identified parcel shall be determined in relationship to the entirety of the capital 
cost of a public improvement or the maintenance and operation expenses of a public 
improvement…”; it is reasonable to conclude that certain landscaping and lighting 
improvements may benefit most if not all properties within a District while other 
improvements may only provide special benefits to specific parcels, developments or 
portions of the District (particularly in larger District), while still other improvements may 
be identified and proportionately allocated as both special benefits and a general benefit.  

Based on a review of the location and extent of the improvements for this District and the 
direct proximity and relationship to the properties therein, it has been determined that 
each parcel within Tract 6740 will receive proportionally similar special benefits from the 
local street lighting and landscape improvements located on the perimeter of the 
development and the establishment of benefit zones is not necessary. However, because 
this is the City’s first development established as a 1972 Act District and it is likely that 
future developments in the City may facilitate a similar need, Tract 6740 has been 
established and referred to as Zone 1. Tract 6775 has been established and referred to 
as Zone 1B. Tract 6700 has been established and referred to as Zone 1C. Annexation 
2016-2 has been established and referred to as Zone 2 & 3 for this District. Annexation 
2019-1 has been established and referred to as Zone 4 and Annexation 2018-2 has been 
established and referred to as 5 for this District. While this Zone designation has no direct 
bearing on the calculation of proportional special benefit at this time, it does establish an 
initial zone structure and naming convention that may be utilized for future developments 
or properties that may be annexed to this District under the provisions of the 1972 Act. 

Details regarding the location and extent of the improvements within the District and the 
Zones therein are on file in the office of the Public Works Department and by reference 
these documents are made part of this Report. A diagram showing the exterior 
boundaries of the District is attached and incorporated herein under Part IV (District 
Diagram) of this Report. 

Equivalent Benefit Units 

In addition to the use of Zones, the method of apportionment established for this District 
to reflect the proportional special benefit of each parcel utilizes a weighted methodology 
of apportionment commonly referred to as an Equivalent Benefit Unit (EBU) methodology. 
This method of apportionment establishes the single-family home site as the basic unit of 
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assessment. A single-family residential unit or lot is assigned one (1.0) Equivalent Benefit 
Unit (EBU) and other property types (land uses) are proportionately weighted (weighted 
EBU) based on a benefit formula that equates each property’s specific characteristics and 
special benefits to that of the single-family residential unit. This proportional weighting 
may be based on several considerations that may include, but are not limited to: the type 
of development (land use), development-status (developed versus undeveloped), size of 
the property (acreage or units), vehicular trip generation, street frontage, densities or 
other property related factors including any development restrictions or limitations; as well 
as the property’s location and proximity to the improvements (which would be addressed 
by its Zone designation).  

For most local landscaping and lighting improvements and assessments, the most 
appropriate proportional special benefit calculation for each parcel is reasonably 
determined by three basic property characteristics: 

• Proximity — As previously noted, each parcel in the District shall be identified and 
grouped into Zones based on each parcel’s proximity and relationship to the 
District improvements;  

• Land use — Commercial/Industrial Use; Residential Use, Institutional Use, Vacant 
Land (Undeveloped Property), Public Property etc.; and,  

• Property Size — Acreage for non-residential properties (both developed and 
undeveloped); Units for residential properties. Property size (acreage or units) 
provides a definable and comparative representation of each parcel’s proportional 
special benefit not only to similar types of properties but to other properties as well. 

Zones 1, 1B, 1C, 4 & 5 

Zone 1, 1B and 1C are currently comprised entirely of residential parcels and 
developments.  As previously noted, at build-out, Annexation 2019-1 (Zone 4) will be 
comprised of forty-five single-family residential parcels and Annexation 2018-2 (Zone 5) 
will be comprised of forty single-family residential parcels. The following is a list of land 
use classifications that may be applicable to parcels within the Zone and their assigned 
Equivalent Benefit Units. The single-family residential home site is used as the base value 
of benefit and assessment. Not all land use classifications listed are currently applicable 
to parcels in the Zone, but may be applicable to future parcels that are annexed to the 
Zone: 

Land Use Classifications 

Single-Family Residential Property — is defined as a fully subdivided residential home 
site with or without a structure. For purposes of establishing the proportional special 
benefits and equivalent benefit units for other land uses in this District, the single-family 
residential land use is designated as the basic unit of assessment.  

Multi-Family Residential & Mixed-Use Property — is defined as a fully subdivided 
residential parcel that has more than one residential unit developed on the parcel. (This 
land use includes apartments, duplexes, triplexes, etc., but does not include 
condominiums, townhomes). This land use designation may also include properties 
identified by the County Assessor’s Office as mixed-use property for which there is more 
than one residential unit (known number of residential units) associated with the property 



 

2020/2021   City of Ridgecrest Page 24 
Consolidated Engineer’s Report 

 

and for which the parcel’s primary use is residential but may also include some 
commercial component or unit associated with that property. 

Although multi-family residential properties receive similar special benefits to that of 
single-family residential property and an appropriate and comparative calculation of 
proportional special benefits is reasonably reflected by the parcel’s total number of 
residential units, it would not be reasonable to conclude that on a per unit basis, the 
benefits are equal. Studies have consistently shown that multi-family units impact public 
infrastructure at reduced levels compared to a single-family residence, which is reflective 
of their reduced structure size, vehicular trip generation and need for various public 
improvements.  

Furthermore, as the density (number of units per parcel) increase, the average distance 
from the improvements tend to increase and the number of vehicular trips generated tend 
to decline because the population density per unit tend to decrease (largely because of 
reduced unit sizes). Based on these considerations, it is reasonable to conclude that the 
proportional special benefits per unit is less than that of a single-family residential property 
and appropriate weighting of the proportional special benefit per unit for multi-family 
residential properties as compared to a single-family residential is best represented by 
the following sliding scale:  

Zones 1, 1B & 1C: 0.625 EBU per unit for the first 5 units; plus 0.5.00 EBU per unit for 
units 6 through 25; plus 0.3.75 EBU per unit for units 26 through 50; plus 0.250 EBU per 
unit for units 51 through 100; plus 0.125 EBU per unit for units 101 or above. 

Zones 4 & 5: 0.750 EBU per unit. 

Approved Residential Development – This land use is defined as a parcel and/or 
development (group of parcels) that are not fully subdivided, but based on an Approved 
Development Map, Final Tract Map or other Approved Development Plan, the specific 
number of single-family residential lots has been approved for development, and the 
improvements and services associated with the development and/or parcel have been 
accepted or will be accepted by the City for maintenance in the fiscal year. This land use 
type is assigned an EBU for both landscaping and lighting improvements that reflects the 
total EBU’s associated with that parcel at build-out. 

Undeveloped Residential Property - is defined as a parcel that has been identified as 
undeveloped property (vacant land), zoned for residential use (fully subdivided or not), 
that has the potential to be developed (few or no development restrictions). Typically, a 
tentative or final map has not been submitted and/or approved for the property, but the 
improvements that benefit the parcel (existing improvements) have been accepted or will 
be accepted by the City for maintenance in the fiscal year. When considering the special 
benefits from landscaping and lighting improvements it becomes evident that the 
proportional special benefits associated with vacant property is clearly less than that of 
developed properties. Although vacant properties may certainly derive special benefits 
from local landscaping and lighting improvements, these special benefits are limited to 
the land (lot) itself. Conversely, approximately half of the direct and immediate special 
benefits for developed properties are related to the daily use or potential use of that 
property. Therefore, the Equivalent Benefit Units applied to these properties shall be 
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based on 0.500 EBU per acre with a minimum Equivalent Benefit Unit of 0.125 EBU for 
parcels less than one-quarter of an acre and a maximum Equivalent Benefit Unit of 5.000 
EBU for parcels greater than ten acres.  

Planned Residential Development - This land use is defined as a parcel or group of 
parcels currently identified as undeveloped (vacant land), but the specific number of 
single-family residential lots or multi-family residential units has been approved for 
development has part of an Approved Development Map, Final Tract Map or other 
Approved Development Plan. However, unlike Approved Residential Development 
property, the City does not anticipate acceptance of the improvements associated with 
this parcel or development for the upcoming fiscal year and the proportional assessments 
for such properties may likely be limited to incidental expenses.  

For balloting purposes to establish the property’s maximum assessment and proportional 
special benefit, these parcels shall be assigned an EBU that reflects the total EBU’s 
associated with that parcel at build-out (1.0 EBU per single-family residential lot and 0.75 
per multi-family residential unit). However, for calculation of the annual assessments each 
fiscal year, the City and Assessment Engineer shall apply an EBU that reflects the 
property’s estimated proportional special benefit from exiting improvements and/or 
portion of the new improvements to be installed and accepted during the upcoming fiscal 
year. The Assessment Engineer may assign to such parcels in any given fiscal year as 
little as 0.00 EBU up to the maximum EBU for which the property was ballot or any EBU 
in between that reasonably reflects the parcel’s proportional special benefit from the 
improvements and services provided as compared to other properties in the Zone. In 
addition, such parcels may be temporarily designated as a Sub-Zone within the Zone and 
budgeted separately until all the improvements for the development are installed and/or 
the property has been subdivided.  

In addition to the land use classifications identified above, the following two land use 
classifications may also be applicable to parcels within the District and/or Zones within 
the Consolidated District:  

Exempt Properties - Within most District, there are lots or parcels of land that do not 
receive a special benefit from the improvements provided (exempt from assessment), 
which may include, but is not limited to public streets and other roadways (typically not 
assigned an APN by the County); dedicated public easements, public rights-of-way, or 
utility rights-of-way; common areas, bifurcated lots; sliver parcels or any other parcel that 
has little or no assessed value and cannot be developed independently; parcels that are 
part of the improvements being maintained by the District or that the City has determined 
that the parcel cannot be developed. These types of parcels are considered to receive no 
special benefit from the improvements and are therefore exempted from assessment and 
are assigned 0.00 EBU.  

Case Properties - In District where multiple land use classifications are applied, there 
may be a specific property or properties where the typical land use classifications and 
method of apportionment do not accurately reflect the property’s proportional special 
benefits received from the improvements. This land use classification may be applicable 
when the use of that property is restricted or limited compared to other properties, cases 
where only a portion of the property can be developed or only a portion of the parcel will 
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benefit from the improvements provided, and/or the timing of the City accepting the 
specific improvements associated with that property may be different than other 
properties with that development or Zone. For example, a parcel may be identified as an 
undeveloped property, but only a portion of the parcel can be developed or only a portion 
of the property is considered to benefit from the improvements. In such cases, the City 
and Assessment Engineer may determine that an appropriate calculation of proportional 
benefit is better reflected by applying a reduced weighting factor. 

Zone 2 & 3 

Zone 2 and Zone 3 are currently comprised of non-residential parcels (Developed or 
Approved) and undeveloped parcels (undeveloped non-residential or multi-family 
residential properties). The following is a list of land use classifications that may be 
applicable to parcels within these Zones followed by the calculation of the Equivalent 
Benefit Units associated with those land use classifications. The base value of benefit 
and assessment for each parcel is based on the total Improvement Square Footage and 
total Benefit Front Footage of the parcels associated with those improvements. Not all 
land use classifications listed are currently applicable to parcels in the Zone but may be 
applicable to future parcels that are annexed to the Zones. 

Land Use Classifications 

Developed Non-Residential – This land use is defined as a parcel and/or development 
(group of parcels) that has been developed primarily with a non-residential use, including, 
but are not limited to (both publicly owned and privately owned) commercial, office or 
professional service, industrial, parking lot, institutional facilities, churches or other non-
profit organizations; and the parcel or development receives a particular and distinct 
benefit from District improvements. The EBU assigned to such parcels for both 
landscaping and lighting improvements is based on the parcel’s proportional benefit 
frontage and calculated improvement square footage of the landscape improvements 
associated with the property as compared to other properties that benefit from those 
improvements as outlined in the EBU calculations that follow. 

Approved Non-Residential – This land use is defined as a parcel and/or development 
(group of parcels) that has an Approved Development Map, Final Tract Map or other 
Approved Development Plan primarily for a non-residential use, including, but are not 
limited to (both publicly owned and privately owned) commercial, office or professional 
service, industrial, parking lot, institutional facilities, churches or other non-profit 
organizations; and the parcel or development receives a particular and distinct benefit 
from District improvements. The EBU assigned to such parcels for both landscaping and 
lighting improvements is based on the parcel’s proportional benefit frontage and 
calculated improvement square footage of the landscape improvements associated with 
the property as compared to other properties that benefit from those improvements as 
outlined in the EBU calculations that follow. 
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Developed Multi-Family Residential – This land use is defined as a parcel and/or 
development (group of parcels) that has been developed as a fully subdivided residential 
development with multiple residential units associated with the parcel or development 
including, apartments, duplexes, or other parcels with multiple residential units, but not 
including institutional facilities or mixed-use properties which are typically identified as 
non-residential; and the parcel or development receives a particular and distinct benefit 
from District improvements. The EBU assigned to such parcels for both landscaping and 
lighting improvements is based on the parcel’s proportional benefit frontage and 
calculated improvement square footage of the landscape improvements associated with 
the property as compared to other properties that benefit from those improvements as 
outlined in the EBU calculations that follow. 

Approved Multi-Family Residential – This land use is defined as a parcel and/or 
development (group of parcels) that has an Approved Development Map, Final Tract Map 
or other Approved Development Plan for development as a multiple residential unit parcel 
or development including, apartments, duplexes, or other parcels with multiple residential 
units, but not including institutional facilities or mixed-use properties which are typically 
identified as non-residential; and the parcel or development receives a particular and 
distinct benefit from District improvements. The EBU assigned to such parcels for both 
landscaping and lighting improvements is based on the parcel’s proportional benefit 
frontage and calculated improvement square footage of the landscape improvements 
associated with the property as compared to other properties that benefit from those 
improvements as outlined in the EBU calculations that follow. 

Developed Condominium/Townhome Property – This land use is defined as a parcel 
that have been developed as a fully subdivided residential condominium or townhome 
parcel for which the County Assessor has established an individual Assessor’s Parcel 
Number for each residential condominium unit and related common areas (if any); and 
the condominium development and condominium parcels therein receive a particular and 
distinct benefit from District improvements. (Such developments do not include any 
District improvements within the development, only improvements outside the 
development). The EBU assigned to each residential condominium parcel within for both 
landscaping and lighting improvements is based on the overall development’s 
proportional benefit frontage and calculated improvement square footage of the 
landscape improvements associated with the condominium development as compared to 
other properties that benefit from those improvements. The development’s calculated 
improvement square footage is proportionately allocated to each residential condominium 
parcel as described in the EBU calculations that follow. 
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Approved Condominium Property – This land use is defined as a parcel or group of 
parcels that has an Approved Development Map, Final Tract Map or other Approved 
Development Plan for development as a condominiums or townhomes for which the 
County Assessor has or will establish individual Assessor’s Parcel Numbers for each 
residential condominium unit and common areas (if any); and the condominium 
development and condominium parcels therein receive a particular and distinct benefit 
from District improvements. (Such developments do not include any District 
improvements within the development, only improvements outside the development). The 
EBU assigned to each parcel (fully subdivided residential condominium parcels or 
planned residential units on yet to be subdivided parcels) for both landscaping and lighting 
improvements is based on the overall development’s proportional improvement square 
footage of the landscape improvements associated with the condominium development 
as compared to other properties that benefit from those improvements. The 
development’s calculated benefit frontage and improvement square footage of the 
landscape improvements is proportionately allocated to each residential condominium 
parcel as described in the EBU calculations that follow. 

Undeveloped Non-Residential – This land use is defined as a parcel or group of parcels 
that are undeveloped (vacant land), for which a specific Development Map, Tract Map or 
other Development Plan has not been approved, but based on Zoning and/or other 
documents, the City anticipates the parcel or group of parcels to be developed for a non-
residential or multi-family residential use; and the property receives a particular and 
distinct benefit from District improvements. The EBU assigned to such property for both 
landscaping and lighting improvements is based on the parcel’s proportional benefit 
frontage and calculated improvement square footage of the landscape improvements 
associated with the property as compared to other properties that benefit from those 
improvements as outlined in the EBU calculations that follow. 

Planned Non-Residential – This land use is defined as a parcel or group of parcels 
currently identified as undeveloped (vacant land), but the property has an Approved 
Development Map, Final Tract Map or other Approved Development Plan for 
development as a non-residential property. However, unlike an Approved Non-
Residential property, the City does not anticipate acceptance of all the improvements 
associated with this parcel or development for the upcoming fiscal year and the 
proportional assessments for such properties may be limited to a portion of the estimated 
annual maintenance costs and/or incidental expenses.  

Planned Multi-Family Residential – This land use is defined as a parcel or group of 
parcels currently identified as undeveloped (vacant land), but the property has an 
Approved Development Map, Final Tract Map or other Approved Development Plan for 
development as a multiple residential unit parcel or development. However, unlike an 
Approved Multi-Family Residential or an Approved Condominium Property, the City does 
not anticipate acceptance of all the improvements associated with this parcel or 
development for the upcoming fiscal year and the proportional assessments for such 
properties may be limited to a portion of the estimated annual maintenance costs and/or 
incidental expenses. 
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For balloting purposes to establish the property’s maximum assessment and proportional 
special benefit, for both Planned Non-Residential and Planned Multi-Family Residential 
properties, the parcels shall be assigned an EBU that reflects the property’s EBU at build-
out (similar to that of a “Developed” or “Approved” property) and the City’s acceptance of 
all the improvements to be maintained by the District. However, for calculation of the 
annual assessments each fiscal year, the City and Assessment Engineer may classify 
such parcels as a “Special Case” and apply an EBU that reflects the property’s estimated 
proportional special benefit from exiting improvements and/or portion of the new 
improvements to be installed and accepted during the upcoming fiscal year. The 
Assessment Engineer may assign to such parcels in any given fiscal year, as little as 0.00 
EBU up to the maximum EBU for which the property was ballot or any EBU in between, 
that reasonably reflects the parcel’s proportional special benefit from the improvements 
and services provided as compared to other properties in the Zone. In addition, such 
parcels may be temporarily designated as a Sub-Zone within the Zone and budgeted 
separately until all the improvements for the development are installed and/or the property 
has been subdivided. 

Developed Hotel/Motel Property — Although Hotel/Motel Properties are certainly 
viewed as a commercial enterprise and would have similar special benefits as 
commercial/industrial properties for landscape improvements, these properties clearly 
have a more significant nighttime use and traffic generation than other 
commercial/industrial properties that result from their transient residential activities. 
Clearly, the presence of local street lighting or the lack thereof can have a direct and 
significant impact on hotel and motel properties because of their heightened nighttime 
business activities. To reflect this increased proportional special benefit resulting from 
higher nighttime use and need for local street lighting as compared to other 
commercial/industrial properties. As with commercial/industrial properties, minimum and 
maximum acreage limits shall be applied in calculating each parcel’s individual 
assessment.  

Developed Institutional Property — is defined as developed private properties used for 
the purposes of public related services or activities, including but not limited to Colleges, 
Private Schools, Places of Worship, Day Care Centers, Fraternal Organizations, 
Hospitals, Convalescent or Retirement Homes, or other similar public service or assembly 
type properties. 

Developed Public Property — is defined as developed public or government owned 
property used for public related services or activities, including but not limited to city 
facilities including parks, community centers, fire and police stations, and city offices; 
county or state offices and facilities; federal, state or county court facilities; US postal 
service facilities; public schools; public utility facilities or offices; or other similar developed 
public properties.  

Parking Lot/Limited Use Property — This land use classification is applied to developed 
privately owned properties that the City considers not to be fully developed 
commercial/industrial, institutional or residential properties. This land use classification is 
typically applied to parcels that are identified as parking lots with limited or no buildings; 
but may also identify parcels that have limited or restricted non-residential use where the 
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typical commercial/industrial or institutional classification is not applicable or appropriate. 
The Equivalent Benefit Units applied to these properties shall be based on the same 
minimum and maximum acreage limits that are applied to other acreage-based 
properties.  

Vacant Property —is defined as property that has been identified as undeveloped but 
has reasonable development potential (Few or no development restrictions). When 
considering the special benefits from landscaping and lighting improvements it becomes 
evident that the proportional special benefits associated with vacant property is clearly 
less than that of developed properties. Although vacant properties certainly derive special 
benefits from local landscaping and lighting improvements, these special benefits are 
limited to the land (lot) itself. Conversely, approximately half of the direct and immediate 
special benefits for developed properties are related to the daily use or potential use of 
that property. Therefore, the Equivalent Benefit Units applied to these properties shall be 
based on the same minimum and maximum acreage limits that are applied to other 
acreage-based properties.  

Exempt Property (Parcel) — identifies parcels that for various reasons, it has been 
determined that the parcel does not and will not receive special benefits from the 
improvements. This land use classification may include but is not limited to: 

• Lots or parcels identified as public streets and other roadways (typically not 
assigned an APN by the County);  

• Dedicated public easements including open space areas, utility rights-of-way, 
greenbelts, parkways, or other publicly-owned or utility-owned land that serves 
the community or general public and are not considered or classified as 
developed public properties;  

• Parcels of land that are privately owned, but cannot be developed 
independently from an adjacent property or is part of a shared interest with 
other properties, such as common areas, sliver parcels, bifurcated lots or 
properties with very restrictive development potential or use.  

Because these properties either provide a public service that is comparable to 
landscaping or street lighting improvements, or they are dependent on another property 
or development, these types of parcels have no direct need for such improvements and 
are considered to receive no special benefits Therefore these parcels shall be exempt 
from assessment and are assigned 0.000 EBU. However, these properties shall be 
reviewed annually by the assessment engineer to confirm the parcel’s use and/or 
development status has not changed. 

Special Case Property — In many District where multiple land use classifications are 
involved, there may be one or more properties that the standard land use classifications 
do not accurately identify the use and special benefits received from the improvements 
or there may be something about that particular parcel that should be noted for review in 
subsequent fiscal years.  

The Equivalent Benefit Units assigned to Special Case Properties will vary depending on 
the circumstances and reasons for treating each particular property as a Special Case. 
The Equivalent Benefit Unit(s) assigned to each such parcel may be based on adjusted 
acreage, units or a combination of those factors. The City and/or the assessment 
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engineer tasked with the administration of the District shall annually review each parcel 
designated as a Special Case. Property and based on that review shall make appropriate 
adjustments to that property’s land use and Equivalent Benefit Unit assignment as 
warranted. 

Summary of Equivalent Benefit Unit Assignments  

Zones 1, 1B, 1C, 4 & 5 

The following is a summary of property types and the Equivalent Benefit Unit assignments 
described in the preceding discussion of Equivalent Benefit Units.  

Land Use     Benefit Unit Calculations 

Single-Family Residential Property 1.00 per unit   

Multi-Family Residential & Mixed-Use Property 
(Zones 1, 1B & 1C) 

0.625 per unit per unit (1-5 units) 

0.500 per unit per unit (6-25 units) 

0.375 per unit per unit (26-50 units) 

0.250 per unit per unit (51-100 units) 

0.125 per unit per unit (units greater than 100) 

Multi-Family Residential & Mixed-Use Property 
(Zones 4 & 5) 

0.750 per unit   

Condominium/Town-home Property 0.750 per unit   

Developed Commercial/Industrial Property 4.000 per acre (minimum 1.000 EBU, maximum 40.000 EBU) 

Developed Hotel/Motel Property 6.000 per acre (minimum 1.500 EBU, maximum 60.000 EBU) 

Developed Institutional Property 2.000 per acre (minimum 0.500 EBU, maximum 20.000 EBU) 

Developed Public Property 2.000 per acre (minimum 0.500 EBU, maximum 20.000 EBU) 

Parking Lot/Limited Use Property 1.000 per acre (minimum 0.250 EBU, maximum 10.000 EBU) 

Vacant Property 0.500 per acre (minimum 0.125 EBU, maximum 5.000 EBU) 

Exempt Property 0.000 per parcel   

Special Case Property varied based on circumstances associated with each parcel 
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Zones 2 & 3  

The above land use types are assigned an EBU that reflects each parcel’s and/or 
development’s proportional improvement benefit based on the square footage of the 
landscape areas on the street, streets, and/or street segments associated with the 
property and for which the property receives special benefit. Each parcel’s proportional 
square footage for a specific improvement or shared improvement is calculated by: 

1. Establish each parcel’s “Street Frontage” associated with the improvements that 
benefit the parcel. For most properties this Street Frontage is the parcel’s linear street 
frontage on the street where the improvement(s) that benefit the property are located 
(Corner properties may have street frontage on more than one side, which may be 
calculated separately if the improvements on each street are shared with different 
properties).  

For properties/developments comprised of multiple parcels (some parcels within a 
development or future development area may not have actual street frontage), the 
total street frontage for the overall property/development is proportionately allocated 
to each parcel within that development or future development area utilizing the 
proportional acreage of each parcel within the development. (Proportional residential 
units may be used for a Condominium Property/Development if the number of Units is 
known for each parcel). 

Parcel Acreage / Development Acreage = Proportional Acreage (for each 
parcel) 

Proportional Acreage x Development Street Frontage = Parcel’s Assigned 
Street Frontage 

2. Calculate each parcel’s proportional “Benefit Frontage”.  

For parcels identified as “Developed” or “Approved” land use classifications, the 
parcel’s calculated Street Frontage is applied as the parcel’s “Benefit Frontage”.  

Assigned Street Frontage = Benefit Frontage 

For parcels/properties identified as “Undeveloped” (Vacant Land) and “Planned” 
parcels/properties (those that are still Vacant Land), it is recognized that the 
proportional special benefits associated with such property is typically less than that 
of developed properties because the property is undeveloped. In addition to the 
special benefits associated with each property because of proximity to the 
improvements, developed properties (both “Developed” or “Approved”) also receive 
the added and immediate benefits associated with the daily utilization of the 
improvements afforded to the employees, residents, visitors, and patrons of those 
properties. Therefore, “Undeveloped” properties and “Planned” development 
properties (those not being treated as a Special Case) are assigned a “Benefit 
Frontage” that is ½ (50%) of the parcel’s calculated Street Frontage. 

Assigned Street Frontage x 50% = Benefit Frontage 
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3. Establish the average square feet of improvement area for each linear foot of Benefit 
Frontage. The overall “Improvement Square Feet” (applicable improvement area 
square footage) of the improvement area that benefits the parcels in the Zone is 
divided by the sum total of the Benefit Frontage of all the parcels that benefit from the 
improvements (“Total Benefit Frontage) to establish a ratio of “Improvement Square 
Feet per Benefit Front Foot”. 

Improvement Square Feet / Total Benefit Frontage = Improvement Square 
Feet per Front Foot 

4. This ratio of Improvement Square Feet to Benefit Frontage (“Improvement Square 
Feet per Benefit Front Foot”) is then multiplied by each parcel’s calculated “Benefit 
Frontage” to establish the parcels proportional EBU or Proportional Improvement 
Square Footage. 

Improvement Square Feet per Benefit Front Foot x Parcel’s Benefit Frontage = 
Parcel’s EBU 

Allocation of Improvement Costs Zone 1 

Pursuant to the provisions of the California Constitution, the proportionate special benefit 
derived by each parcel within the District and its corresponding assessment obligation 
shall be determined in relationship to the entirety of the capital cost of a public 
improvement or the maintenance and operation expenses of a public improvement.  

The benefit formula applied to parcels within this District is based on the preceding EBU 
discussion and table. Each parcel's EBU correlates the parcel’s special benefit received 
as compared to the other parcels benefiting from the District improvements.  

The following formula is used to calculate each parcel’s proportional benefit: 

Property Type EBU x (Acreage/Units/Parcel/Lot) = Parcel EBU 

An assessment amount per EBU (“Rate”) for the District improvements is established 
by taking the total cost of the improvements and dividing that amount by the total 
number of EBUs for parcels benefiting from such improvements.  

Total Balance to Levy / Total EBUs = Levy per EBU (“Rate”) 

This amount is then applied back to each parcel’s individual EBU to determine each 
parcel’s proportionate benefit and assessment obligation. 

Rate x Parcel EBU = Parcel Levy Amount 

Allocation of Improvement Costs Zone 2, 3, 4 & 5 

Calculation of Assessments 

An assessment amount per Equivalent Benefit Unit (Assessment per EBU) is calculated 
by: 
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Taking the “Total Annual Expenses” (Total budgeted costs) and subtracting the “Total 
General Benefit Expenses” (Landscaping General Benefit Expenses and/or Lighting 
General Benefit Expenses), to establish the “Total Special Benefit Expenses”;  

Total Annual Expenses– General Benefit Expenses = Special Benefit Expenses 

To the resulting “Special Benefit Expenses”, various “Funding Adjustments” may be 
applied that may include, but are not limited to: 

• “Unfunded Reserve Fund Collection”, represents an adjustment (reduction) in the 
amount to be collected for “Operational Reserve Funding” that was budgeted as part 
of the Total Annual Expenses. 

• “Unfunded CIP/Rehabilitation Funding Collection”, represents an adjustment 
(reduction) in the amount to be collected for “CIP & Rehabilitation Reserve Fund 
Collection” that was budgeted as part of the Total Annual Expenses. 

• “Reserve Fund Transfer/Deduction”, represents an amount of available existing funds 
from the “Operational Reserve Fund Balances” being applied to pay a portion of the 
Special Benefit Expenses for the fiscal year. 

• “Additional City Contribution and/or Service Reductions”, represents a further 
adjustment that addresses the funding gap between the amount budgeted to provide 
the improvements and services (“Special Benefit Expenses”); and the amount that will 
be collected through the assessments. This funding gap may be addressed by an 
additional City contribution, reductions in service and service expenses, or a 
combination of the two. 

• “Advance Payment or Other Credit”, represents an adjustment credit, (reduction in the 
amount to be collected as “Special Benefit Expenses” for the fiscal year, which is 
usually the result of an advance payment by a developer or property owner for 
maintenance or energy costs that may have been required by the City or a utility 
provider prior to the installation and acceptance of the improvements. 

These adjustments to the Special Benefit Expenses result in the net special benefit 
amount to be assessed “Balance to Levy”;  

Special Benefit Expenses - Funding Adjustments = Balance to Levy 
 

The amount identified as the “Balance to Levy” is divided by the total number of EBUs 
of parcels that receive special benefit to establish the Assessment Rate (“Assessment 

Per EBU”). This Assessment Rate is then applied back to each parcel’s individual 
EBU to calculate the parcel’s proportionate special benefit and assessment amount for 

the improvements. 

Balance to Levy / Total EBU = Assessment Per EBU (Assessment Rate) 

Assessment Per EBU x Parcel EBU = Parcel Assessment Amount 
 

Note: The maximum assessments outlined in this Report are intended to fully support the 
expenses identified as “Special Benefit Expenses”. Consequently, there are no “Funding 
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Adjustments” reflected in the budgets establishing the maximum assessment rates and 
the “Balance to Levy” is equal to the total “Special Benefit Expenses”. 

Assessment Range Formula 

Any new or increased assessment requires certain noticing and meeting requirements by 
law. The Brown Act defines the terms "new or increased assessment" to exclude certain 
conditions. These certain conditions included "any assessment that does not exceed an 
assessment formula or range of assessments previously adopted by the agency or 
approved by the voters in the area where the assessment is imposed."  

Recognizing that the cost of maintaining the improvements will likely increase over time 
due to inflation, the assessments (initial maximum assessment rate established for Zone 
1 in fiscal year 2012/2013, for Zone 1B & 1C in fiscal year 2016/2017, for Zones 2 & 3 in 
fiscal year 2018/2019, for Zone 4 in fiscal year 2019/2020 and Zone 5 in fiscal year 
2017/2018)  established a fixed 3.5% annual inflationary adjustment (Assessment Range 
Formula). This 3.5% annual adjustment provides for reasonable increases and 
inflationary adjustment to the initial maximum assessment rate approved by the property 
owners as part of the protest ballot proceeding conducted in connection with the formation 
of this District.  

The adoption of the maximum assessment rate and the Assessment Range Formula 
described herein does not mean that the annual assessments will necessarily increase 
each year, nor does it absolutely restrict the assessments to the adjustment amount. 
Although the maximum assessment amount that may be levied shall be adjusted (inflated) 
by 3.5% each year, the actual amount to be assessed will be based on the District’ 
estimated costs (budget) for that year.  

If the calculated assessment is less than the adjusted maximum assessment, then the 
calculated assessment may be approved by the City Council for collection. If the 
calculated assessment (based on the budget) is greater than the adjusted maximum 
assessment for that fiscal year, then the assessment is considered an increased 
assessment and would require a property owner approval through a protest ballot 
proceeding before imposing such an increase. Otherwise, it would be necessary to 
reduce the budget or provide a contribution from the City to reduce the amount to be 
levied to an amount that can be supported by an assessment rate less than or equal to 
the maximum assessment rate authorized for that fiscal year. 

The Assessment Range Formula (3.5% annual adjustment) has been applied to the 
authorized maximum assessment rate identified in the District’ Budget for fiscal year 
2020/2021 and shall be applied in all subsequent fiscal years unless the City Council 
formally suspends its application. 
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The following table summarizes historical maximum and applied assessment rates for 
each zone: 

FISCAL YEAR 
MAXIMUM 

ASSESSMENT  
APPLIED 

ASSESSMENT  

Zone 1     

2012/2013 (Base Year) $265.000 $0.00 

2013/2014 $274.280 $157.28 

2014/2015 $283.880 $157.28 

2015/2016 $293.810 $293.80 

2016/2017 $304.090 $304.08 

2017/2018 $314.740 $314.73 

2018/2020 $325.750 $324.74 

2019/2020 $337.150 $335.51 

2020/2021 $348.954 $348.95 

Zone 1B   
 

2016/2017 (Base Year) $304.090 $181.35 

2017/2018 $314.740 $175.29 

2018/2020 $325.750 $148.48 

2019/2020 $337.150 $154.93 

2020/2021 $348.954 $178.32 

Zone 1C   
 

2016/2017 (Base Year) $304.090 $181.35 

2017/2018 $314.740 $89.06 

2018/2020 $325.750 $93.13 

2019/2020 $337.150 $95.92 

2020/2021 $348.954 $94.35 

Zone 2   
 

2017/2018 (Base Year) $1.170 $1.16 

2018/2020 $1.211 $1.19 

2019/2020 $1.253 $1.23 

2020/2021 $1.297 $1.29 

Zone 3   
 

2017/2018 (Base Year) $0.910 $0.90 

2018/2020 $0.942 $0.90 

2019/2020 $0.975 $0.93 

2020/2021 $1.009 $1.00 

Zone 4   
 

2019/2020 $152.000 $151.00 

2020/2021 $157.320 $157.32 

Zone 5   
 

2019/2020 $149.000 $154.21 

2020/2021 $154.215 $154.21 
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Part III — District Budgets 

The following budget outlines the estimated costs to maintain the improvements and the 
applicable assessment rates for Fiscal Year 2020/2021. 
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 Note: Variance in budget due to rounding. 

Proposed Proposed Proposed Proposed

Fiscal Year Fiscal Year Fiscal Year Fiscal Year

2020/2021 2020/2021 2020/2021 2020/2021

Zone 1 Zone 1B Zone 1C Zone 2

TRACT 6740 TRACT 6775 TRACT 6700
ANNUAL OPERATION & MAINTENANCE (DIRECT COSTS)

Annual Maintenance Direct Costs ( LANDSCAPE Total) $14,551.68 $4,104.32 $0.00 13,664.93
Sidewalk Maintenance 128.75 $43.26 $0.00 0.00
Masonry Wall Maintenance 412.00 $136.99 $0.00 0.00
Graffiti/Nuisance Abatement 231.75 $77.25 $0.00 0.00

Total Annual Maintenance $15,324.18 $4,361.82 $0.00 $13,664.93

Landscape Water $864.33 $246.02 $0.00 $0.00
Landscape Electricity 188.82 0.00 0.00 0.00
Total Annual Landscape Utilities (Water & Electricity) $1,053.15 $246.02 $0.00 $0.00

Street Lighting Operations, Maintenance and Power $3,567.30 $379.50 $0.00 $2,428.80

Traffic Signal Operation, Maintenance, and Power 0.00 0.00 0.00 3,540.34

Total Annual Lighting (Maintenance & Energy) $3,567.30 $379.50 $0.00 $5,969.14

Annual Maintenance Direct Costs (Total) $19,944.63 $4,987.34 $0.00 $19,634.07

ANNUAL REHABILITATION/REPLACEMENT COLLECTION

Parkway Rehabilitation/Replacements (In ROW) $113.30 $38.11 $0.00 $0.00
Slope Rehabilitation/Replacements (Easement) 66.95 22.66 0.00 0.00
Landscaping Rehabilitation/Renovation Funding 200.00 50.00 0.00 741.82
Tree Rehabilitation/Replacements 473.80 157.59 0.00 666.01
Irrigation Rehabilitation/Renovation Funding 150.00 50.00 0.00 383.51
Sidewalk Rehabilitation/Replacements 37.08 12.36 0.00 0.00
Masonry Wall Rehabilitation/Replacements 350.20 116.39 0.00 0.00
Traffic Signal Rehabilitation/Renovation Funding 0.00 0.00 0.00 292.52

Annual Rehabilitation/Replacement Funding $1,391.33 $447.11 $0.00 $2,083.86

Total Annual Maintenance Funding $21,335.96 $5,434.45 $0.00 $21,717.93

INCIDENTAL & OTHER ANNUAL FUNDING EXPENSES

Reserve Fund Collection/(Contribution) ($3,114.43) $1,300.00 $2,500.00 $3,750.00
CIP Fund collection/(Contribution) 0.00 0.00 0.00 0.00

City Administration 1,758.17 500.44 0.00 1,567.80
Consulting Fees 3,393.26              965.85                 0.00 3,025.85              
Sub Total $2,037.00 $2,766.29 $2,500.00 $8,343.65

County Administration Fees $17.42 $4.42 $0.26 $0.52
Total Annual Incidental Funding Expenses $2,054.42 $2,770.71 $2,500.26 $8,344.17

Total Annual Expenses $23,390.38 $8,205.16 $2,500.26 $30,062.10

CONTRIBUTIONS/FUNDING ADJUSTMENTS

General Benefit Contribution ($10.53) ($2.46) $0.00 $0.00
General Fund Contribution 0.00 0.00 0.00 0.00
City Contribution 0.00 0.00 0.00 0.00

Total Contributions ($10.53) ($2.46) $0.00 $0.00

Balance to Levy $23,379.85 $8,202.70 $2,500.26 $30,062.10

DISTRICT STATISTICS     

Total Parcels 67.00                   17.00                   1.00                     2.00                     
Parcels Levied 67.00                   17.00                   1.00                     2.00                     
Total Benefit Units 67.00                   46.00                   26.50                   23,271.49            

Levy per EBU (Applied) $348.95 $178.32 $94.35 $1.29
Maximum Assessment Rate per EBU $348.954 $348.954 $348.954 $1.297

Prior Year Levy per EBU (Applied) $335.51 $154.93 $95.92 $1.23
Prior Year Maximum Assessment Rate per EBU $337.15 $337.15 $337.15 $1.25
Change in Maximum Rate from Prior Year 3.50% 3.50% 3.50% 3.50%

RESERVE FUND

Estimated Beginning Reserve Balance - June 30, 2020 $58,828.01 $10,013.28 $3,754.98 $38,801.45

Reserve Fund Collection/(Contribution) (3,114.43) 1,300.00 2,500.00 3,750.00
Transfer to CIP Fund (1,391.33) (447.11) 0.00 (2,083.86)

Estimated Ending Reserve Balance - June 30, 2021 $54,322.25 $10,866.17 $6,254.98 $40,467.59

CIP FUND
Estimated Beginning CIP Balance - June 30, 2020 $0.00 $0.00 $0.00 $0.00
Transfer from Reserve 1,391.33 447.11 0.00 2,083.86
CIP Fund Collection/(Contribution) 0.00 0.00 0.00 0.00

Estimated Ending CIP Balance - June 30, 2021 $1,391.33 $447.11 $0.00 $2,083.86

BUDGET ITEMS
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   Note: Variance in budget due to rounding. 

Proposed Proposed Proposed

Fiscal Year Fiscal Year Fiscal Year

2020/2021 2020/2021 2020/2021 Totals

Zone 3 Zone 4 Zone 5

TRACT 6908 TRACT 7188
ANNUAL OPERATION & MAINTENANCE (DIRECT COSTS)

Annual Maintenance Direct Costs ( LANDSCAPE Total) $8,255.07 $800.00 $800.00 $42,176.00
Sidewalk Maintenance 0.00 172.00 202.00 $546.01
Masonry Wall Maintenance 0.00 0.00 0.00 $548.99
Graffiti/Nuisance Abatement 0.00 0.00 0.00 $309.00

Total Annual Maintenance $8,255.07 $972.00 $1,002.00 $43,580.00

Landscape Water $0.00 $0.00 $0.00 $1,110.35
Landscape Electricity 0.00 0.00 0.00 188.82
Total Annual Landscape Utilities (Water & Electricity) $0.00 $0.00 $0.00 $1,299.17

Street Lighting Operations, Maintenance and Power $1,669.80 $759.00 $759.00 $9,563.40

Traffic Signal Operation, Maintenance, and Power 0.00 0.00 0.00 $3,540.34

Total Annual Lighting (Maintenance & Energy) $1,669.80 $759.00 $759.00 $13,103.74

Annual Maintenance Direct Costs (Total) $9,924.87 $1,731.00 $1,761.00 $57,982.91

ANNUAL REHABILITATION/REPLACEMENT COLLECTION

Parkway Rehabilitation/Replacements (In ROW) $0.00 $200.00 $150.00 $501.41
Slope Rehabilitation/Replacements (Easement) 0.00 0.00 0.00 89.61
Landscaping Rehabilitation/Renovation Funding 538.50 0.00 0.00 1,530.32
Tree Rehabilitation/Replacements 483.47 0.00 0.00 1,780.87
Irrigation Rehabilitation/Renovation Funding 278.41 0.00 0.00 861.92
Sidewalk Rehabilitation/Replacements 0.00 75.00 35.00 159.44
Masonry Wall Rehabilitation/Replacements 0.00 0.00 0.00 466.59
Traffic Signal Rehabilitation/Renovation Funding 0.00 0.00 0.00 292.52

Annual Rehabilitation/Replacement Funding $1,300.38 $275.00 $185.00 $5,682.68

Total Annual Maintenance Funding $11,225.25 $2,006.00 $1,946.00 $63,665.59

INCIDENTAL & OTHER ANNUAL FUNDING EXPENSES

Reserve Fund Collection/(Contribution) ($5,525.00) $667.86 $470.51 $48.94
CIP Fund collection/(Contribution) 0.00 0.00 0.00 0.00

City Administration 947.12 111.52 114.96 5,000.01
Consulting Fees 1,827.94              215.23                 221.87                 9,650.00              
Sub Total ($2,749.94) $994.61 $807.34 $14,698.95

County Administration Fees $1.82 $0.78 $0.26 $25.48
Total Annual Incidental Funding Expenses ($2,748.12) $995.39 $807.60 $14,724.43

Total Annual Expenses $8,477.13 $3,001.39 $2,753.60 $78,390.02

CONTRIBUTIONS/FUNDING ADJUSTMENTS

General Benefit Contribution $0.00 ($7.59) ($7.59) ($28.17)
General Fund Contribution (1,805.42) 0.00 0.00 (1,805.42)
City Contribution 0.00 0.00 0.00 0.00

Total Contributions ($1,805.42) ($7.59) ($7.59) ($1,833.59)

Balance to Levy $6,671.71 $2,993.80 $2,746.01 $76,556.43

DISTRICT STATISTICS     

Total Parcels 9.00                     3.00 1.00
Parcels Levied 7.00                     3.00 1.00
Total Benefit Units 6,647.32              19.03 17.81

Levy per EBU (Applied) $1.00 $157.32 $154.21
Maximum Assessment Rate per EBU $1.009 $157.320 $154.215

Prior Year Levy per EBU (Applied) $0.93 $151.00 $140.42
Prior Year Maximum Assessment Rate per EBU $0.97 $152.00 $149.00
Change in Maximum Rate from Prior Year 3.50% 3.50% 3.50%

RESERVE FUND

Estimated Beginning Reserve Balance - June 30, 2020 $13,768.25 $260.00 $63.00 $125,488.97

Reserve Fund Collection/(Contribution) (5,525.00) 667.86 470.51 48.94
Transfer to CIP Fund (1,300.38) (275.00) (185.00) (5,682.68)

Estimated Ending Reserve Balance - June 30, 2021 $6,942.87 $652.86 $348.51 $119,855.23

CIP FUND
Estimated Beginning CIP Balance - June 30, 2020 $0.00 $0.00 $0.00 $0.00
Transfer from Reserve 1,300.38 275.00 185.00 5,682.68
CIP Fund Collection/(Contribution) 0.00 0.00 0.00 0.00

Estimated Ending CIP Balance - June 30, 2021 $1,300.38 $275.00 $185.00 $5,682.68

BUDGET ITEMS
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Part IV — District Diagrams 

The following District Diagram identifies the area of land within the District to be designated 
as “Consolidated Landscaping and Lighting District No. 2012-1 (Tract Nos. 6740, 6775, 
6700, 6908, 7188 and Zone 2 and 3)”’ based on the development and improvement plans 
for the District, Kern County Assessor’s Maps, and Kern County Assessor’s property 
information as the same existed at the time this Report was prepared. The District includes 
Kern County Assessor’s Parcel Map Book 510: Page 011, Parcel 1 through 16, Page 212, 
Parcel 1 though 22, Page 213, Parcel 1 through 17, Page 214, Parcel 1 through 12, Parcel 
510-010-17; Map Book 343: Page 351, Parcels 01, 02, 06, 07, 34 and 35; Map Book 509: 
Page 020, Parcel 21, 22 and 46; Map Book 456, Page 010; Parcel 02, 03 and 08 and 
parcel 453-040-12-00. 
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Part V — Assessment Roll 

Parcel identification, for each lot or parcel within the District, shall be the parcel as 
shown on the Kern County Assessor's map for the year in which this Report is 
prepared. 

Non-assessable lots or parcels may include areas of public streets and other 
roadways (typically not assigned an APN by the County); dedicated public 
easements, open space areas and rights-of-ways including public greenbelts and 
parkways; utility rights-of-ways; common areas; landlocked parcels, small parcels 
vacated by the County, bifurcated lots, and any other property that cannot be 
developed. These types of parcels are considered to receive little or no benefit 
from the improvements and are therefore exempted from assessment. Properties 
outside the District’ boundary receive no direct or special benefits from the 
improvements provided by the District and are not assessed. 

Parcel identification, for each lot or parcel within the District, shall be the parcel as 
shown on the Kern County Assessor's map for the year in which this Report is 
prepared. The land use classification for each parcel is based on the Kern County 
Assessor’s Roll. A listing of parcels assessed within the District, along with the 
proposed assessment amounts, shall be submitted to the City Clerk, under a 
separate cover, and by reference is made part of this Report. 

Approval of this Report (as submitted or as modified) confirms the method of 
apportionment and the maximum assessment rate to be levied against each 
eligible parcel and thereby constitutes the approved levy and collection of 
assessments for the fiscal year. The parcels and the amount of assessment to be 
levied shall be submitted to the County Auditor/Controller and included on the 
property tax roll for the fiscal year.  

If any parcel submitted for collection is identified by the County Auditor/Controller 
to be an invalid parcel number for the current fiscal year, a corrected parcel number 
and/or new parcel numbers will be identified and resubmitted to the County 
Auditor/Controller. The assessment amount to be levied and collected for the 
resubmitted parcel or parcels shall be based on the method of apportionment and 
assessment rate approved in this Report. Therefore, if a single parcel has changed 
to multiple parcels, the assessment amount applied to each of the new parcels 
shall be recalculated and applied according to the approved method of 
apportionment and assessment rate rather than a proportionate share of the 
original assessment. 


